APPLICATION ACCEPTED: February 5, 2021
BOARD OF ZONING APPEALS: April 21, 2021

County of Fairfax, Virginia

April 14, 2021
STAFF REPORT
SPECIAL PERMIT SP 2021-MV-011

MOUNT VERNON DISTRICT

APPLICANT / CO-OWNER: Gary Buchheim

CO-OWNER: Anita Diane Buchheim

LOCATION: 8604 Rockdale Lane, Springfield 22153
SUBDIVISION: Laurelwood

TAX MAP: 98-4 ((5)) 8

LOT SIZE: 41,339 sq. ft.

ZONING: R-1

ZONING ORDINANCE PROVISION:  8-922

SPECIAL PERMIT PROPOSAL.: Reduction to certain yard requirements to
permit construction of an accessory structure
(detached garage) 10.0 feet from the south
side lot line.

STAFF RECOMMENDATION:

Staff recommends approval of the detached garage, subject to the proposed
development conditions contained in Appendix 1 of the staff report.

Kevin J. McMahan

%‘
» Department of Planning and Development

Zoning Evaluation Division
[PLANNING & DEVELOPMENT J .
Ll 12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035-5509
Excellence * Innovation * Stewardship Phone 703-324-1280 FAX 703-324-3924
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/




It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions, relieve the applicant / owners from compliance with the
provisions of any applicable ordinances, regulations, or adopted standards.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Zoning
Appeals. A copy of the BZA's Resolution setting forth the disposition of an application
will be mailed within ten days after a final decision is rendered.

The approval of this application does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
property subject to the application.

For additional information, contact the Zoning Evaluation Division, Department of
Planning and Development at 703-324-1280, 12055 Government Center Parkway,
Suite 801, Fairfax, Virginia 22035. Board of Zoning Appeals' meetings are held in
the Board Room, Ground Level, Government Center Building, 12000 Government
Center Parkway, Fairfax, Virginia 22035-5505

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
(.4 notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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Front Elevation

South (Side) Elevation

North (Side) Elevation

Figure 5. Elevations of detached garage.
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ANALYSIS

Comprehensive Plan Provisions

Plan Area: Area lll, Pohick Planning District
Planning Sector: Main Branch Planning Sector (P 2)
Plan Map: Residential: 0.5 — 1 dwelling unit / Acre

There is a substantial slope, covered with mature trees and a 100-foot wide scenic and
conservation easement, immediately to the east of the area of the yard where the
garage will be located. According to the applicant, the existence of this sloping
topography, the cost to construct on a steep hillside, and the easement location are the
principal reasons for the special permit request.

The pitch of the garage’s roof is intended to match the existing house. Based on the
submitted architectural drawings and statement of justification, it is staff’'s opinion the
exterior materials, style, and colors will match the existing house.

Site Development Analysis (Appendix 4)

The Site Development and Inspections Division (SDID) reviewed the application and
provided comments on the Chesapeake Bay Preservation Ordinance (CBPO).

The proposed garage will be outside of the conservation easement and RPA and is
disturbing less than 2,500 sq. ft. of land.

Urban Forest Management Division Analysis (Appendix 5)

It appears the proposed garage may adversely impact existing vegetation and the
preservation of a mature off-site tree, on adjacent lot 7 to the south. UFMD Staff
reviewed the application and recommended that prior to any construction occurring
onsite, the applicant contact an arborist to develop a plan to minimize negative impacts
to the existing mature off-site tree. This may include root pruning and tree protection
fencing along the edge of the excavation for footing or foundation walls and creating a
mulch pad in the side yard within the critical root zone of the off-site vegetation.
Re-planting of dead evergreen trees and additional native understory trees and
evergreen shrubs is also recommended along the proposed 10-foot wide side yard.
Staff has included proposed development conditions to this effect.
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Zoning District Standards

Bulk Standards (R - 1)
(Zoning Ordinance Sections 3-106 and 3-107)

Standard Required Provided
Lot Size 36,000 sq. ft. 41,339 sq. ft.
Lot Width 150 feet 150 feet
Building Height 35 feet max. < 35 feet
Front Yard min. 40 feet 72.6 feet
Side Yard min. 20 feet gig ;gg Egg:t?]))
Rear Yard min. 25 feet 135 feet

ZONING ORDINANCE REQUIREMENTS

This special permit application is subject to the following provisions of the Zoning
Ordinance, copies of which are included in Appendix 9. Subject to development
conditions, the special permit must meet these Standards.

e Sect. 8-006 — General Standards for Special Permit Uses

e Sect. 8-903 — Standards for All Group 9 Uses

e Sect. 8-922 — Provisions for Reduction of Certain Yard Requirements

The following tables provide an analysis of the standards reviewed in Sects. 8-006,
8-903, and 8-922.

General Standards for Special Permit Uses (Sect. 8-006)

The Comprehensive Plan recommends residential uses and
the property is developed with an existing residential use.

Standards 1 and 2 The R-1 zoning district allows a reduction in minimum
Comprehensive Plan/ | required yards with special permit approval. Staff believes
Zoning District the proposed use is in harmony with the Comprehensive

Plan and the general purpose and intent of the R-1 zoning
district.
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After conducting a site visit and reviewing photographs and
aerial photography, staff is of the opinion that the
construction of the detached garage would not adversely
affect the use or development of neighboring properties,
with the adoption of the proposed development conditions.
The nearest house, on the adjacent property to the south
(lot 7) will be approximately 62.6 feet away. Further, the
garage will match the materials and be 3.1 feet below the
height of the existing dwelling. However, staff is
recommending vegetative screening to soften the view of
the garage from lot 7. With this screening, in staff's opinion,
the proposal will not hinder or discourage the use or
development of neighboring properties or value.

Standard 3
Adjacent Development

Standard 4
Pedestrian /
Vehicular Traffic

The proposed use will not significantly impact pedestrian or
vehicular traffic.

The garage will be set-back 121 feet away from the front lot

Standard 5 . ; :
. line. Staff recommends planting of evergreen and native

Landscaping / q i th h hof th

Screening understory trees in the area to the south of the garage to
help soften the view of the structure from lot 7.

Standard 6 There is no prescribed open space requirement on

Open Space individual lots in the R-1 zoning district.
There are no proposed changes to the utilities on the site.

Standard 7 Further, there are no changes to the parking or loading

requirements as they pertain to the public right-of-way, as
no additional curb cuts are proposed. There will be a slight
increase in run-off, as a result of the additional 445 sq. ft. of

Utilities, Drainage,
Parking, and Loading

GFA.
Standard 8 No signage is proposed
Signs gnag prop :
Standards for all Group 9 Uses (Sect. 8-903)
Standard 1
Lot Size and Bulk All lot size and bulk regulations are met.
Regulations
Standard 2 The use will comply with the performance standards set
Performance . . . .
Standards forth in Article 14 of the Zoning Ordinance.
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Standard 3
Site Plan

The proposed construction will not disturb more than
2,500 sq. ft.; therefore, the application is not subject to the
provisions of Article 17, Site Plans.

Provisions for Reduction of Certain Yard Requirements (Sect. 8-922)

Standard 1

Yard Requirements
Subject to Special
Permit. Approval must
not result in yards less
than 50% of the
requirement and/or
less than 5 feet.

A. Minimum Required Yards — No.

B. Pipestem Lots — N/A.

C. Accessory Structure Locations — Yes. The proposed
detached garage (17.5 feet in height) will be located

10.0 feet from the south side lot line. The required side yard
in the R-1 District is 20 feet, resulting in a reduction of

50 percent.

D. Extensions into Minimum Required Yards — No.

Standard 2

Must Not Result in a
Detached Structure in
Front Yard

N/A

Standard 3

Lot Must Contain a
Principal Structure and
Use which complied
with the Requirements
at time of
Establishment

The subject property contains a single-family dwelling;
legally constructed in 1976 (Appendix 7).

Standard 4

Addition No More than
150% of Existing Gross
Floor Area (GFA)

N/A.

Standard 5
Construction of
Accessory Structure
and/or Addition to an
Accessory Structure
clearly Subordinate in
Purpose, Scale, Use
and Intent to the
Principal Structure

The height of the proposed garage is 17.5 feet, which is

3.1 feet below the height of the existing dwelling.

The proposed detached garage is 13.5 percent of the total
existing GFA. Based on these dimensions, the garage will
be subordinate to the principal structure.

The front of the garage will have brick columns matching the
existing house, with siding along the sides and rear.

Staff believes this standard is met.
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Standard 6
Development in
Character with Existing
On-Site Development
in terms of the
Location, Height, Bulk
and Scale of the
Existing Structure(s) on
the Lot.

Staff believes that the garage’s location, height, bulk, and
scale will be in character with the existing dwelling.

The garage’s materials will match the existing house.
The location of the proposed accessory structure

(in the rear yard) places it in a subordinate position.

The height will be 3.1 feet below the existing dwelling.
Staff believes the detached garage is in character with
on-site development.

Standard 7
Development
Harmonious with
surrounding Off-Site
Uses and Structures in
terms of Location,
Height, Bulk and Scale
of surrounding
Structures,
Topography, existing
Vegetation and
Preservation of
Significant Trees.

The Statement of Justification (SOJ), architectural drawings,
photos submitted, and aerial photos indicate the size and
scale of the proposed garage will be compatible with
adjacent and nearby off-site development. The portion of
the proposed garage that will encroach into the minimum
required side yard will measure approximately 240 sq. ft.
The house on the adjacent property (lot 7) to the south, is
oriented facing away from the subject property.

In staff's opinion, the proposal will not hinder or discourage
the use or development of neighboring properties or value.
Staff believes the addition is harmonious with off-site
development.

Standard 8
Construction Shall Not
Adversely Impact
Adjacent Properties
with regard to Issues
such as Noise, Light,
Air Safety, Erosion,
and Stormwater
Runoff.

The closest house (situated on the property to the south)
will be approximately 62.6 feet from the garage. However,
staff does recommend the applicant provide new plantings
in the side yard to soften the appearance of the garage from
lot 7. With the adoption of the conditions, staff finds this
standard is met.

Standard 9

Proposed Reduction
Represents the
Minimum Amount of
Reduction Necessary
to Accommodate the
Proposed Structure on
the Lot.

The proposed location is reasonable given the location of
the existing driveway and mature trees in the vicinity. While
a single car garage may be possible by-right, the applicant
Is seeking to build a larger structure. It appears that a
two-car garage could not be accommodated without shifting
the garage to a less logical location in the rear yard that
might also impact mature trees. Accordingly, and with the
adoption of the development conditions, staff can conclude
that this standard is met.
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Standard 10

BZA May Impose Staff has proposed development conditions in Appendix 1.
Conditions

Standard 11 This standard was met at the time of application submittal /
Plat Requirements acceptance.

Standard 12
Architectural
Depictions

Architectural depictions were provided and are proposed to
be incorporated as part of the development conditions.

CONCLUSION / RECOMMENDATION

Staff believes that the proposed detached garage is in conformance with the applicable
Zoning Ordinance provisions. In staff’'s opinion, the proposed location of the garage is
appropriate, considering the location of the existing house, existing driveway, sloping
topography in the rear yard, and the location of the 100-foot wide scenic and
conservation easement in the rear yard.

Staff recommends approval of the request for a reduction in certain yard requirements
to permit the construction of the detached garage 10.0 feet from the south side lot line,
conditioned upon adoption of the proposed development conditions included in
Appendix 1 of this staff report.

The approval of this special permit does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
property subject to the application. It should be noted that it is not the intent of staff to
recommend that the Board, in adopting any conditions, relieve the applicants / owners
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards. It should be further noted that the content of this report reflects the
analysis and recommendations of staff; it does not reflect the position of the Board of
Zoning Appeals.

APPENDICES

Proposed Development Conditions

Applicant’s Statement of Justification

Applicant’s Affidavit

Site Development and Inspections Division Analysis
Urban Forest Management Division Analysis
Virginia Department of Transportation Analysis
Building Permits

Original Subdivision Plat

Applicable Zoning Ordinance Provisions
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